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BACKGROUND

On June 12, 1968, the Planning Commission approved an “S” Zone amendment for a £920 sq. ft.
accessory building containing a double car garage and an enclosed patio. On the property exists
a+1,288 sq. ft. residence with a beauty salon operating out of the front portion of the house, built
prior to the incorporation of the City.

The property is part of the Midtown Plan area and was rezoned from “C2” (General Commercial)
to “MXD” (Mixed Use) in April 2002. Under the previous “C2” zoning the residential use was
non-conforming, as was the structure, due to setbacks. Under the current “MXD” zoning, the
residential use remains non-conforming, the commercial aspect (beauty salon) is a permitted use,
and the structures are still non-conforming, as a result of their setbacks.

The applicant purchased the property in the summer of 2002 and received permits from the
Building Department on November 13, 2002 (B-BP2002-734) to perform termite repair and
replace plumbing and copper wiring, limited to like for like replacement. The Building
Department issued stop work orders on December 26, 2002 (B-SW2002-36) and January 14,
2003 (B-SW2003-3) for re-roof and framing work that extended beyond the termite repair and
the scope of the approved permit. An incomplete planning application was submitted to the
Planning Division on January 8, 2003 to seek approval for commercial conversion of the
residential use. A complete application was received on February 20, 2003, On April 23, 2003,
staff recommended denial of the proposed project to the Planning Commission. The Planning
Commission concurred with staff that several outstanding issues needed to be addressed and
continued the item indefinitely to allow the applicant to resolve the driveway width and location,
utility pole relocation, trash enclosure location and number of on-site parking spaces. The
applicant resubmitted plans to the Planning Division on May 29, 2003,

Site Description

The subject site is located on the west side of South Main Street just south of Corning Avenue.
East Calaveras lies to the north, Curtis Avenue to the south, Abel Street to the west and
Hammond Avenue to the east.

The site and neighboring properties are zoned “MXD”. Surrounding land uses include a mixture
of commercial and residential, with the majority being commercial, such as auto services,
professional offices, churches, and commercial strip centers.

The lot is approximately 237 feet deep by 50 feet wide. The existing residence and double car
garage with an enclosed patio are situated on the southern portion of the parcel with an 18-foot
wide gravel driveway. The rear one-third of the lot remains empty and undeveloped, with the
exception of two small, non-permitted sheds west of the garage.
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View looking west across South Main at frontage of 429 8. Main Street

THE APPLICATION

The application has been submitted pursuant to Section 42.10 (“S” Zone Applications for
Modification or Amendment), Section 38.02 (Principal Permitted Uses in Mixed Use District)
and Section 38.09 (Conformance with the Midtown Specific Plan) of the Milpitas Zoning
Ordinance. The applicant requests an “S” Zone Amendment (P-8A2003-3) for the various
exterior building and site modifications required by Section 38.09 (Conformance with Midtown
Specific Plan) of the Zoning Ordinance. As per this section, the new use will require more than
50% additional parking than what is currently provided and is therefore subject to all applicable
Midtown Policies, Development Standards and Design Guidelines.

The applicants request to convert the existing residence into a medical office with associated
interior and exterior upgrades, Site improvements include new landscaping in the front, rear and
south side yards, asphalt paving of the existing gravel driveway with two speed bumps, 5 new
parking spaces (1 handicapped accessible), a trash enclosure and a freestanding sign. Exterior
modifications to the structures include removing the brick finish and roof material and adding
awnings to the front and rear facades, enclosing the front patio and adding 3 pillars, new stucco
finish, re-roofing, new doors and windows, raised stucco wainscoting trim, and two handicap
ramps with pipe railing at the front and rear entrances of the main building. Changes to the
interior include relocating several walls to create office and patient spaces.
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CONFORMANCE WITH THE ZONING ORDINANCE

Pursuant to Section 38,02-1 (MXD Principal Permitted Uses), the proposed medical office is a
permitted use in the MXD district. The purpose and intent of the Mixed Use District is to
encourage a compatible mix of residential, retail, entertainment, office and commercial service
uses within the framework of a pedestrian-oriented streetscape. The proposed medical office is
consistent with this intent and could potentially serve the future residents and neighboring
commercial tenants with a medical service that is within walking distance,

The following analysis below is provided to compare the proposed site and architectural
improvements against the developments standards of the MXD District (Section 38.05):

MXD Development Standards

Proposed Project

Mandatory or

Complies?

Discretionary

FAR = 75% 11,850 SF /2,288 SF =19% Mandatory Yes
Bldg. Height = 3 stories, 45’ 16’ Mandatory Yes
Setbacks: Mandatory -
Front = 8 min., 15’ max. 29’ No
Side & Rear = 10° 0’ and 82’ (structure built No
prior to MXD rezoning)
Parking: Mandatory Yes, sece
Medical - 1/225 SF GFA =8 | 8 (7 on-site, 1 on-street) page 6
Parks & Open Space = N/A N/A Mandatory N/A
Utilities = underground, fully | Furnace and water heater Mandatory No, see
screened, at rear of site, and | enclosed within building; no page 7
not visible from public views | new exterior equipment
proposed. Existing utility
pole in front of property to
be relocated.
Trash Enclosure = not visible | New enclosure at rear of Mandatory No, see
from public or private street | property that matches : page 6

and shall match building

building, but visible from
public street
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Improvements conform with | Some Mandatory Yes, see
Midtown Design Guidelines © page9
Affordable Housing N/A Mandatory N/A
ISSUES

Architectural Modifications

The exterior building modifications proposed are as follows (see Sheet A3.1 for details);

0 Replacement of all existing windows, with exception of removing three (3) windows on
south elevation), with clear glass windows with white vinyl frames;

o Removal of brick exterior and replacement with a stucco finish;

0 Addition of a raised stucco wainscoting trim on all sides of both buildings, except for the
south elevation of the rear accessory building;

@ Addition of fabric awnings above large window at front of main building and above
window and door at rear entrance;

o Three (3) new attic louver vents; two (2) on west/rear elevation and one (1) on the
gast/front elevation of the main building;

0 New conerete patio, enclosed with new +3 foot high stucco wall with round stucco wall
top, with three (3) pre-fabricated architectural columns with a wood trellis at the existing
front porch;

2 New simulated slate metal tile roof and new fascia gutter for main building;

a Two new concrete ramps with pipe handrail at the front and rear entrances of the main
building for handicap access; and ]

o New exterior lighting fixture, “Chrome Lighthouse Wall Sconces”

The applicant has submitted a colored elevation indicating a color scheme of two shades of blue,
blue frost and fog (pale blue-gray), and white. The base coat for the stucco surface of both
buildings would be fog, with fascia boards along the roof eaves, raised wainscoting trim, trellis,
columns and raised stucco wall top in white, The awnings, all doors, vent trims and railings
would be accented in blue frost.

Staff suggests several changes to the above-mentioned architectural modifications that wonld
assist in creating a more commercial feel to the existing residential structure and for consistency
with the Design Guidelines of the Midtown Plan discussed later in this report. Staff
recommends the plans be revised to address and include the following:

a) Recess all windows;

b) Modify pipe railing proposed at front and rear ramps to create a more openwork
design or upgrade railing material;

c¢) Show proposed locations of all exterior light fixtures; and
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d) Indicate locations, materials and colors of downspouts for roof drainage (show on
plan if concealed in wall).

Site Improvements

Landscaping

The applicant proposes to revise the existing landscaping in the front yard (includes removing
brick and wood wheel and tree with a 20° diameter located in rear yard) and introduce new
landscaping in the rear and side yards, as indicated on Sheet A4.1 of the project plans, The front
yard would consist of a mixture of dwarf tobira and Indian hawthorn shrubs and dwarf fescue
grass. Chinese Wisteria vines are proposed along the trellis. The southeastern area between the
main building and southern property line would be planted with golden shrub daisies. The
landscape areas along the southwestern and west property lines would contain the same
groundcover as the front yard and variegated tobira shrubs, four (4) European white birch trees
and one (1) Chinese hackberry tree, The applicant also proposes Pagoda Lights (model: P5204-
38) in the landscape areas. ‘

Similar to recommended architectural modifications, staff recommends the following
modifications to the proposed landscape plan:

a) Increase tree sizes to 24” box;
b) Add at least one tree to front yard landscape atea;

¢) To offset paving of most of the site, create a small landscape area, at least 70 square
feet in size between rear of main building, rear accessory building and just south of
striped access path with at least one (1) free and similar shrubs proposed;

d) Inlandscape area along south property line, between main building and proposed
fence, add golden shrub daisies to area where no landscaping is proposed;

¢) Landscape areas adjacent to parking area and driveway shall be contained by a full
depth (6 inches above asphalt concrete to bottom of structural section of adjacent
paving) concrete curb; and

f) Landscape areas abutting the public street, a 24-inch deep water barrier shall be
installed behind the curb. Plans shall indicate curb elevation, which shall be approved
by the Engineering Divigion prior to construction.

g) Add locations of Pagoda lights in landscape areas.

Parking

The site has two existing parking spaces in the garage for the residential use. The conversion to a
medical office requires additional parking for patrons, patients and employees. Pursuant to
Section 53.23-4 (parking schedule for medical buildings), the proposed use would require 1
space per 225 sq. ft. of gross floor area, The gross floor area is approxirmately 1,763 sq. ft. (main
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building = 1288 sq. ft. and storage area in accessory building = 475 sq. ft.). Based on this square
footage, a total of 8 parking spaces would be required for the medical use. The application
proposes a total of 8 parking spaces, 7 on-site (5 new surface stalls and 2 in existing garage) and
1 on the street along the building’s street frontage, which is permitted for commercial uses in the
MXD district.

Solid Waste

Dug to the change in use from residential to commercial, the amount and type of solid will
increase and would require a commercial account with commercial size trash bins and pick-up
service. The applicant proposes a new 20°-4"(1) x 11°(w) x 6’(h) concrete wall, trash enclosure
with metal doors at the northwestern corner of the site at the end of the driveway. The exterior
would be a stucco finish with raised wainscoting trim and painted to match the main building.

As per the MXD Development Standards, trash enclosures should not be visible from public or
private rights-of-way. However, due to the narrowness of the subject lot, compounded by the
configuration of the existing buildings, the proposed location is the only way that BFI would be
able to access the irash enclosure necessary for the proposed or other future commercial use and
not be forced to back out of the site onto Main Street. BFI trucks, as well as other large trucks,
such as delivery or service vehicles, would be able to tum around on site by performing a
hammerhead, three~point turn to exit the site. Staff supports the proposed trash enclosure "
location since it resolves the safety issue of having large trucks back out onto Main Street and it
will match the materials, colors and architectural style of the main and accessory buildings. In
addition, the enclosure would be located more than 237 feet from Main Street and therefore not
immediately visible,

Site Access

The only access to the site is from an existing 14-foot wide curb cut on South Main Street
previously used {0 serve a gravel residential driveway. This curb cut is needed to provide vehicle
access to the rear of the building and parking area. The change in use to a medical office with
parking located in the rear requires the driveway to be upgraded since the existing residential
driveway does not meet the width requirement for two-way commercial traffic, which is 20 feet,
nor does it meet the driveway access width of 36 feet on this 50-foot wide lot. As recommended
by the Engineering Division, the applicant proposes to widen the existing site access to 24 feet,
with 4-foot wide flares on each side and pave the +18 foot wide driveway as the ingress and
egress to the site. This redesign represents a significant improvement over the plan presented at
the April 23, 2003 Planning Commission meeting. The suggested driveway width {s still below
the City standard of 36-feet wide, but this width of 24 feet would be sufficient for this site based
ot the 35 MPH speed limit on Main Street. This is because a vehicle moving at a slower speed
can navigate the tighter turn of a narrower driveway and is less likely to cross over into opposing
traffic. Unlike other commercial streets, Main Street is part of the Midtown Plan that includes
Implementing Policy 4.16, which will introduce traffic calming measures, such as raised
crosswalks, bulb-outs and other appropriate mechanisms that would also reduce the traffic speed
on South Main Street in the future. Vehicle speed will be reduced on site by the construction of
two speed bumps. As noted on Sheet Al.1, an electrical utility pole located on the sidewalk near
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the north end of the property is proposed to be relocated in order to safely align the curb cut with
the driveway. If the pole were not relocated, the driveway and curb cut could only be designed to
“snake” around the pole causing two situations. Southbound entry to the site from Main Street
forcing vehicles into opposing traffic on the existing the driveway. Also, it would cause further
encroachment of the front of the property and reduction in the Midtown design elements that can
be incorporated in the front yard.

In addition to vehicular access, pedestrian access that is ADA compliant (4 feet width minimum)
is also required from public right-of~ways and handicap parking areas. The project proposes two
handicap access ramps at the front and rear entrances to the main building. An asphalt surface
striped path for access from the handicap parking area to the rear entrance ramp is proposed, in
addition to the ramp at the front of the property for handicap access from Main Street to the front
entrance. This is a significant improvement over the design presented at the April 23, 2003
Planning Commission meeting,

Perimeter Fence

A 6-foot high solid fence is proposed along the north, south and west property perimeters.
Details such as material, color, and elevations have not yet been provided and will require staff’s
review prior to building permit issuance and installation, In terms of height, the maximum in the
front-setback (15 feet behind the property line) is 42 inches. However, due to sight distance
clearance requirements near driveways, the Engineering Division requires that all fence and
shrub heights be reduced to 24 inches, 10 feet from front property line. Staff recommends prior
to building permit issuance the following changes to the perimeter fence be made on the site
plans:

a) Include the material, color, and elevation of fence;

b) Reduce fence height to 24 inches at a point 10 feet west of the east property line and
no higher than 42 inches 15 feet west of east property line on the north and south
perimeters,

Stormwater Runoff

Due to proposed paving to create a designated driveway and parking area, the project plans
include a grading and drainage plan. The plan includes directing stormwater run-off from the site
to two drains along the northern property line. The drains would carry the water to the landscape
~ area in the southwest corner of the site. Modifications to this plan are required by the
Engineering Division to address how the water will be piped to the stormwater drains on Main
Street,

Signage

The project proposes a new freestanding sign in the front landscape area, just south of the
driveway (see Sheet A1.2). The 7’ (w) x 4’ (h) wood post frame would match the wood trellis
proposed at the front patio area. The 5’ (w) x 2’(h) sign would be provided by others and would
require planning staff to review the details of (color, text, etc,) prior to building permit issuance
and installation. The coloys of the sign would match the proposed building colors,
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Streetscape Improvements

Streetscape improvements associated with the Midtown Main Street area such as pedestrian
lights, benches, trees and tree grates, and sidewalk treatment are required, as per Policy 5.4. Even
though the street frontage of the property has been reduced to 26 feet due to the widening of the
driveway, it is possible to provide a tree grate for the existing tree, a pedestrian light, and
specialized and upgraded sidewalk treatment along the property’s sireet frontage.

Consistent with the specific plan, streetscape improvements are intended to be completed
throughout the Midtown Specific Plan area, to benefit the entire area. As per the recommended
conditions the Developer is being requested to complete and maintain landscaping, lighting, and
other streetscape improvements along Developer’s Main Street frontage. However, to ensure the
continued and consistent maintenance of those improvements, the City plans to accept all or part
of the future maintenance of the Midtown Streetscape improvements, provided such revenue
source is available. The City is considering options for financing such maintenance. One such
option is the formation of an assessment district to levy special assessments to fund the cost of
ongoing maintenance. In consideration of the City’s acceptance of maintenance responsibility,
staff recommends a condition to request that the Developer not protest the district’s formation.

CONFORMANCE WITH THE GENERAL PLAN - °

The proposed project complies with the City’s General Plan in terms of land use. The proposed
use does not conflict with any General Plan Principles and Policies, and is consistent with
Implementing Policy 2.1-I-3, which encourages economic pursuits that will strengthen and
promote development through stability and balance. It is also consistent with Policy 2.a-1-6,
which endeavors to maintain a balanced economic base that can resist downturns in any one
economic sector,

CONFORMANCE WITH THE “S” ZONE COMBINING DISTRICT AND MIDTOWN
SPECIFIC PLAN

All projects within the Midtown Area are subject to a Site and Architectural Review (“S” Zone
Review), in accordance with Chapter 42 (“S™ Zone Combining District) of the Zoning
Ordinance. This district is intended to promote orderly, attractive and harmonious development
and to promote the general welfare by preventing or disallowing the establishment of uses having
qualities which would not meet the specific intent clauses, performance standards of this district
or which are not properly related to their sites, surroundings, traffic circulation or environmental
setting, In this case, staff finds the project has been redesigned to propetly relate the use with the
site and surroundings. Even though the residential building placement and narrow lot
configuration constrain the site and driveway access for a commercial use, the project, as
conditioned, yields a safe design that is acceptable for the intended medical use.

In addition to Site and Architectural Review (“S” Zone Review), projects must demonstrate
compliance with the Specific Plan — including the Development Standards and Design
Guidelines. No “S” Zone approval may be issued by the City without the decision-making body
making the following finding:
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“The proposed project conforms to the intent and the specific requirements of the

Midtown Specific Plan, including the Development Standards and Design Guidelines.”

The project’s compliance with the development standards was reviewed on page 3 and 4 for
consistency with the Mixed Use Zoning District. The following table shows how the proposed
project does not comply or meet the goals of the Midtown Specific Area Design Guidelines:

Midtown Plan Design
Guideclines

Propescd Project

Mandatory or
Discretionary

Complies?

A-2.b: Aggregation of parcels | A small parcel among several | Discretionary No

of Main and Abel Streets to other small parcels

create Iarger building sites and | developing separatety

to reduce curb cuts is

encouraged

A-2.f: Access drives to parking | Site access has the potential Discretionary No,

facilities should be shared of conflicting with (However a

whenever feasible in order to | pedestrians when viewed in condition of

reduce curb cuts and potential | conjunction with numerous approval is

conflicts with pedestrians. adjacent access drives. recommend
ed for future
Cross access

to help
achieve this
objective)

A-3.h: All perimeter setbacks | Due to zero setback of Discretionary No

areas should be landscaped, A | accessory building and need

screening shrub hedge (up to 6’ | to maintain existing width of

high) shounld be planted along | driveway, portions of west,

the property line between north and south perimeters

parcels are not landscaped.

A-3.i: Parking areas within Redesign of driveway, Discretionary Yes

MXD should be designed to pedestrian access and

provide for a comfortable parking area achieves safety

pedestrian experience. and ease of the pedestrian

experience.

B-1.a: Buildings should Duat enfrances are provided Discretionary Yes

maintain a strong relationship | to allow for handicap access

to the street with primary from both the parking areas

building entrances oriented at the rear of the site and

toward the street. from public rights-of-way.

B-3.b: Windows and window | New windows appear to be Discretionary Yes, as

flush with walls, however conditioned

frames should be set in the wall

» X

PR o al k1 P I |
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to provide a reveal. staff recommends a revealed
treatment,
C-2.c: Vehicular access ways | Due to the narrow width of Discretionary No
should be landscaped with the driveway as designed, it ,
trees spaced 20-30 on center is not possible to plant trees
on the north property line
along the driveway.
C-4.e: All signs should be The freestanding sign does Discretionary Yes
designed to complement match the building colors
architectural style and setting | and complements the wood
of structure. trellis feature proposed at the

front of the building. Sign
content will be reviewed by
staff prior to installation

The above table reveals the project does not comply with a number of Design Guidelines of the
Midtown Plan. Most can be attributed to the fact the building and accessory structures are non-
conforming, as they were built prior to the adoption of the Midtown Plan and because of the
project constraints due to the Jot configuration. As noted, thére are two guidelines that could be
met with staff’s recommended modifications to the proposal.

In regards to meeting the intent of the Specific Plan, there are policies and goals of the Midtown
area with which the proposed project is consistent with such as Land Use Goal 2 and Policy 5.1,
which promotes a pedestrian-oriented mixed use district that is centered on Main Street and
consistent with the Design Standards and Guidelines. Tn addition, the Midtown Plan ensures that
new development (including new buildings, remodels and additions) is of high-quality and
reinforces the public realm which includes city streets, sidewalks, parks and pedestrian and
bicycle paths. The project as redesigned and conditioned meets the overall goals, policies and
intent of the Midtown Plan. '

Neighborhood/Community Impact

The proposed medical office with associated building and site improvements, as conditioned, is
expected to have a positive community impact by enhancing an existing development in the
Midtown Area. The conversion will provide the surrounding community with a unique service,
plastic surgery, that does not generate any increase in noise levels above what currently exists in
the area. Any odors associated with waste from the use have been addressed with the new solid
waste enclosure, while any biomedical waste would be properly contained within the building
and picked up by a BFI special service for such waste. Sufficient parking, as per code
requirements, has been provided and the number of trips generated from the site would not
exceed 3 in the AM peak hours and 6 in PM peak hours. As conditioned, the proposed use is not
anticipated to create any significant affects on parking, traffic, noise, odor or other adverse
impacts on the community.
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Conformance with CEQA

The project is categorically exempt from further environmental review putsuant to Class 1,
Section 15301(n) (“Existing Facilities”, conversion of a single family residence to office use) of
the Bnvironmental Quality Act (CEQA) guidelines.

RECOMMENDATION

Close the Public Hearing. Approve “S™ Zone Amendment (P-SA2003-3) based on the Findings
and Recommended Special Conditions listed below:

FINDINGS

1. The proposed project is consistent with the General Plan in terms of land use and Policies
2.a-1-6 and 2.1-1-3, which encourage economic pursuits that strengthen and promote
development and that can resist downturns in any one economic sector.

2. The proposed project is consistent with the Zoning Ordinance in that a medical office is a
permitted use in the Mixed Use (MXD) district. The purpose and intent of the MXD is to
encourage a compatible mix of residential, retail, entertainment, office and commercial
service uses within the framework of a pedestrian-oriented streetscape. The proposed
medical office is consistent with this intent and could potentially serve the future residents
and neighboring commercial tenants with a medical service that is within walking distance.

3. The project, as conditioned, meets the intent of the “S” Combining District which promotes
orderly, attractive and harmonious development and to promote the general welfare by
preventing or disallowing the establishment of uses having qualities which would not meet
the specific intent clanses, performance standards of this district or which are not properly
related to their sites, surroundings, teaffic circulation or environmental sefting. In this case,
staff finds the project has been redesigned to properly relate the use with the site and
surroundings. Even though the residential building placement and narrow lot configuration
constrain the site and driveway access for a commercial use, the project, as conditioned,
yields a safe design that is acceptable for the intended medical use.

4. The project, as conditioned, meets the intent of the Midtown Plan and is consistent with
Community Design Goal 2 and Policy 5.1, which establish a pedestrian-oriented mixed use
district that is centered on Main Street and consistent with the Design Standards and
(Guidelines, In addition, the Midtown Plan ensures that new development (including new
buildings, remodels and additions) is of high-quality and reinforces the public realm which
includes city streets, sidewalks, parks and pedestrian and bicycle paths,

5. The project, as proposed, is not anticipated to create any significant effects on parking,
traffic, noise, odor or other adverse impacts on the community. It is expected to have a
positive community impact by enhancing an existing development in the Midtown Area.
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6. The proposed project is categorically exerlnpt from further environmental review pursuarnt to
Class 1, Section 15301(n) (“Existing Facilities”, conversion of a single family residence to
office use) of the State CEQA Guidelines.

SPECIAL CONDITIONS

1. This approval is for “S” Zone Amendment No, P-SA2003-3 for the exterior and interior
modifications to the building and site improvements as indicated on plan dated June 25, 2003
and as modified by the Conditions of Approval that follow. Any modification to the’
Conditions of Approval will require an “S” Zone Amendment and review by the Planning
Commission. Minor changes, as per Section 42.10-2 of the Milpitas Zoning Ordinance, to
approved plans may be approved by the Planning Division staff. (P)

2. This use shall be conducted in compliance with all appropriate local, state and federal laws
and regulations. (P)

3. Prior to building permit issuance, the applicant shall submit a revised site plan that includes
the following:

a) Include the material, color, and elevation of fence;

b) Reduce fence height to 24 inches at a point 10 feet west of east property line and
———no higher than 42 inches 15 feet west of east property line on the north and south
perimeters and along all other property lines shall not exceed 6 feet in height;

¢) Pavement of the entire 18-foot width of the area between the north side of
building and north property;

f) A Fire Department approved sign reading "NO PARKING, FIRE ACCESS" shall
be provided at the driveway location; and

g) Show the proposed relocation of utility pole near the northeast corner of the site
as a patt of reconstruction of sidewalk and streetscape improvements. (P)

4, Prior to building permit issuance, the applicant shall submit a revised landscape plan with the
following;
a) Increase tree sizes to 24” box;

b) Add at least one tree to front yard landscape area;

¢) To offset paving of most of the site, create a small landscape area, at least 70
square feet in size between rear of main building and accessory building, just
south of striped access path with at least one (1) tree and similar shrubs and
groundcover proposed on-site;

d) Inlandscape area along south property line, between main building and proposed
fence, add golden shrub daisies to area where no landscaping is proposed,;

e) Landscape areas adjacent to parking area and driveway shall be contained by a full
depth (6 inches above asphalt concrete to bottom of structural section of adjacent
paving) concrete curb; and
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f) For landscape areas abutting the public street, a 24-inch deep water barrier shall
be installed behind the curb. Plans shall indicate curb elevation which shall be
approved by the Engineering Division prior to construction,

g) Add number of and locations of Pagoda lights in landscape areas. (P).

5. Prior fo any protected tree (36-inch circumference or larger) removal, the applicant shall
obtain a tree removal permit from the Trees and Landscape section of Public Works
Department at (408) 586-2601. (P)

6; As per Resolution No, 168 (Standard Conditions for Commercial Development), the
following applies to all landscape areas:

a) All planter areas shall be serviced by a sprinkler head or drip system; and

b) All required landscaping shall be replaced and continuously maintained as
necessary to provide a permanent, attractive and effective appearance, (P)

7. As per Resolution No. 168 (Standard Conditions for Commercial Development), all roofiop
equipment shall be shielded from view. This approval does not include any rooftop
equipment since none were shown on plan. However, prior to issuance of any permit for
such equipment, the applicant shall submit plans indicating rooftop equipment is below the
existing parapet or roof screen. If equipment projects above the height of the screening, the
applicant shall submit line-of-sight view analysis drawings indicating the equipment will not
be visible from surrounding view points, including public and private rights-of-way and
private properties. (P)

8. During all construction activities on-site, the project applicant/developer shall adhere to the
following Best Management Practices as suggested by BAAQMD:

a) Watering all active construction areas twice daily and more often duting windy periods.
Active areas adjacent to existing land uses shall be kept damp at all times, or shall be
treated with non-toxic stabilizers or dust palliatives:

b) Cover all trucks hauling soil, sand and other loose materials or require all trucks to
maintain at least a 2 feet freeboard level within their truck beds;

c) Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved
access roads, parking areas and staging areas at construction sites.

d) Sweep daily (with water sweepers) all paved access roads, parking areas and staging
areas at construction sites;

¢) Sweep streets daily with water sweeper if visible soil material is carried onto adjacent
~ public sfreets; '

f) Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas {previously
graded areas inactive for 10 days or more);

g) Enclose, cover, water twice daily or apply non-toxic soil binders to exposed stockpiles
(dirt, sand, etc.);

h) Limit traffic speeds on unpaved areas to 15 mph;
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10.

1.

1) Install sandbags or other erosion control measures to prevent silt runoff to public
roadways;

j) Plant vegetation in disturbed areas as quickly as possible; and

k) Suspend excavation and grading (all earthmoving or other dust-producing activities) or
equipment during periods of high winds when watering cannot eliminate visible dust
plumes. (P)

Prior to any building permit issuance, the applicant shall submit plans depicting the following
architectural modifications:

a) Recess or reveal all windows for consistency with the Midtown Design Guidelines
Section B-3 (Fenestrations);

b) Modify pipe railing proposed at front and rear ramps to create a more openwork
design or upgrade rail material; and

c¢) Show proposed locations of all exterior building light fixtures (building fixtures in
Lighthouse Wall Sconce in Chrome) and site lighting for parking and driveway
areas (consistent with Midtown Design Guidelines Section C-5, a-¢); and

_ d) Locations, materials and colors of downspouts for roof drainage (show on plan if
concealed in wall).

Prior to building permit issuance, the applicant shall submit an irrigation plan for all
landscape areas.

Consistent with the specific plan, streetscape improvements are intended to be completed
throughout the Midtown Specific Plan area, to benefit the entire area, Condition No. 17
requires Developer to complete landscaping, lighting, and other streetscape improvements
along Developer’s Main Street frontage. Developer shall maintain frontage landscaping in
the right-of-way. However, to ensure the continued and consistent maintenance of those
improvements, the City plans to accept all or part of the future maintenance of the Midtown
Streetscape improvements, provided such revenue source is available. The City is considering
options for financing such maintenance. One such option is the formation of an assessment
district to levy special assessments to fund the cost of ongoing maintenance, In consideration
of the City’s acceptance of maintenance responsibility, Developer, on behalf of itself and its
successors and assigns, shall agree that should the City propose an assessment district for the
purposes of maintaining the Midtown Streetscape improvements, or any portion thereof,
Developer will not protest the formation of the assessment district, and Developer shall
submit a ballot in favor of the assessment, to the extent that the assessment does not exceed
$500.00 per year in year 2003 dollars plus any annual inflationary adjustments proposed in
the assessment ballot. Developer shall not be precluded from challenging the special benefit
“spread” of the assessment among the various properties. (P)

12. Prior to building permit issuance, the applicant shall submit a revised stormwater control plan

for on-site drainage which incorporates design concepts recommended by the Bay Area
Stormwater Management Agencies Association’s “Start at the Source” Design Guidance
Manuel for Stormwater Quality Protection (BASMAA, 1999), including, but not limited to
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fossil filters, grading of impervious areas to landscaping and roofs draining to landscaped
areas. (P)

13. Prior to occupancy permit issuance, the applicant shall contribute a “fair share” traffic impact
fee in the amount of $3,387 (based on a Midtown impact fee of $113 per peak hour trip and
Montague Expressway impact fee of $903 per peak hour trip). (P)

14. Consistent with Policy A-2.b and A-2.f of the Midtown Plan, property owner shall grant cross
access through the truck turn around area to property owner to the south when that property is
redeveloped. (P)

15. Prior to building permit issuance, the applicant shall submit the proposed elevations of the
rear accessory building, previously submitted as Sheet A3.2 on plans dated February 5, 2003,
The architectural modifications shall match and complement the elevations of the main
building, (P)

16. At the time of building permit plan check submittal the developer shall submit a
grading/paving plan and a drainage study prepared by a registered Civil Engineer. The
drainage study shall analyze the existing and ultimate conditions and facilities. The study
shall be reviewed and approved by the City Engineer and the developer shall satisfy the
conclusions and recommendations of the approved drainage study. The proposed concept to
drain all storm runqff to back of the property is not acceptable. Site should be designed to
drain to the street underno pressure (gravity flow). (E)

17. At the time of building plan check submittal, the developer shall submit plans for public
improvements and obtain approval for all necessary public improvements along Main Street,
including but not limited to curb and gutter, pavement, conerete paver sidewalk, street
furniture improvements such as pedestrian lighting, and tree well grates, These required
improvements shall comply with the City’s Development standards and Design guidelines
approved for Milpitas Midtown Specific Plan. The developer’s obligation as relates to the
installation of street furniture is set at a maximum of $7000. The public improvements shall
be constructed prior to building occupancy/final inspection. (E)

18. Prior to any building permit issuance, the developer shall dedicate a 10-foot wide Public
Service Utility Easement (PSUE) along the subject property on S. Main Street, as shown on
the Engineering services Exhibit “S”, dated 6/10/2003, (E)

19. Prior to any building permit issuance, the developer shall pay to the City $17,500 in lieu of
undergrounding the overhead utilities along its frontage on S. Main Street.

20. Prior to building certificate of occupancy issuance the developer shall:

A. Construct the proposed driveway to withstand the weight of a BFI front load truck (16
tons +)

B. Remove and underground low-hanging wire across the driveway and wires running over
the ground.
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C. Remove and refocate the existing utility pole to allow for the construction of new
driveway. The new driveway shall be minimum of 24 feet wide with 4 feet flares on each
side.

D. Construct the new enclosure per City guideline. (E)

21. Prior to certificate of occupancy issuance, the applicant shall submit a copy of a signed BFI
customer service agreement as evidence that the applicant has subscribed to a minimum
1-cubic yard bin collected once per week for refuse and 1-cubic yard bin collected once per
week for recycling service. Fax signed BFI customer service agreement attn: Utility
Engineering - Solid Waste at (408) 586-3305.

After the applicant has started its business, the solid waste service shall be evaluated by BFI
commercial representative to determine the adequacy of the service level. If it is found to be
inadequate, the applicant shall increase the service to the level determined by the evaluation.
For general information, contact BFI at (408) 432-1234, (E)

22. The developer shall not obstruct the noted sight distance areas as indicated on the City
standard drawing #405. Overall cumulative height of the grading, landscaping & signs as
determined by sight distance shall not exceed 2 feet when measured from street elevation.
The height of 10 feet of the existing wooden fence on the northerly property line shall be
reduced to 24” maximum to mitigate the existing line of site conflict, as further shown on
Engineering Services Exhibit "S" (dated 6/10/2003). (E)

23. All existing on-site public utilities shall be protected in place and if necessary relocated as
approved by the City Engineer. No permanent structure is permitted within City easements.

E)

24. Prior to any work within public right-of-way or City easement, the developer shall obtain an
encroachment permit from City of Milpitas Engineering Division. (E)

Planning Division = (P)
Engineering Divigion = (E)

NOTES TO THE APPLICANT

The following notes pertain to administration of the City codes and ordinances that are not part
of the Zoning Ordinance regulations. The applicant shall not consider these notes as approval
from any department. Additional requirements may be made prior to permit issnance. These
notes are provided to assist in the permit process if approval is granted.

FIRE DEPARTMENT [For further information regarding the following notes please contact
Jaime Garcia at (408) 586-3369]

1. The 2001 triennial edition of the California Code of Regulations, Title 24 (California
Building Standards Code) applies to all occupancies that apply for a building permit on or
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10.

after November 1, 2002, and remains in effect until the effective date of the 2004 triennial
edition.

Fire safety during construction, alteration or demolition of the building shall meet the
requirements of the Fire Code Article 87, unless modified in writing and approved by the Fire
Chief. '

Adjacent Access. No source of access from Jands adjoining a property to be developed shall
be considered unless there is obtained the irrevocable and unobstructed right to use the same
access, California Fire Code, Section 902.2.1.2, amended by Milpitas Municipal Code V-
300-2.01.

Fire apparatus access road with an unobstructed width of not less than 14 feet and an
unobstructed vertical clearance of not less than 13 feet 6 inches shall be provided. The
driveway, north of the office building, shall be not less than 14 feet in width.

The required fire apparatus access road shall not be obstructed in any manner, including
parking of vehicles. The minimum required widths and clearances shall be maintained at all
tirnes. Approved signage "NO PARKING, FIRE ACCESS" shall be provided at driveway
location.

Portable fire extinguishers shall be installed in occupancies and locations as set forth in the
code, California Code of Regulations, Title 19, Division I and Chapters ! and 3, and as
required by the Milpitas Fire Chief. Section 1002.1, California Fire Code (CFC),

Exit doors shall be openable from the inside without the use of a key or any special
knowledge or effort. Manual operated edge- or surface-mounted flush bolts and surface bolts
are prohibited. Section 1207.3, CEC,

Obstructions, including storage, shall not be placed in the required width of a means of
egress, except projections as allowed by the Building Code. Means of egress shall not be
obstructed in any manner and shall remain frec of any material or matter where its presence
would obstruct or render the means of egress hazardous. Section 1203, CFC,

No approval is granted under this review for the storage, transport, use or handling of
compressed gases.

No approval is granted under this review for use or handling of hazardous materials, If
hazardous materials are intended to be stored, transported on site, used or handled, in an
amount requiring a permit, a Hazardous Materials Business Plan (HMBP) shall be submitted
to the Fire Department by the business responsible. If hazardous materials are not intended to
be stored, transported on site, used or handled in an amount requiring a permit, a Hazardous
Materials/Waste Registration Form and/or a Hazardous Materials Exemption Declaration
shall be submitted to the Fire Department by the business responsible. Submittal shall be
done at the time of building permit application. No final inspection to all or any portion of
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11.

12

13.

14,

the development shall be deemed complete and no certificate of occupancy shall be issued
until this requirement has been met. CFC, Section 105.4, as amended by Section V-300-2.01
MMC.

The maximum flame-spread class of finish materials used on interior walls and ceilings shall
be as per Section 804.1, California Building Code.

. Combustible rubbish kept or accumulated within or adjacent to a building shall be stored in

approved containers or in rooms or vaults constructed of noncombustible materials. Section -
1103.2.1.2, CFC.

Dumpsters and containers of rubbish with an individual capacity of 1.5 cubic yards (40.5
cubic feet) or more shall not be stored or placed within 5 feet of combustible walls, openings
or combustible roof eaves unless protected by an approved sprinkler system. Section
1103.2.2, CFC.

This building is not noted as having an automatic fire sprinkler system, If fire sprinklers
exist, or will be installed, complete plans and specifications for all aspects of Fire-Protection
systems shall be submitted to the Fire Department for review and approval prior to system
mstallation. Section 1001.3, CFC.

BUILDING DIVISION [For further information regarding the following notes please contact
Veronica Valenti at (408) 586-3241]

1. Applicable codes shall be 2001 CBC, CPC, CMC, CEC, California Energy Code, CFC
and 2002 Milpitas Municipal Code.

2. Building shall be located 20 feet minimum from property line as per 2001 CBC, Table 5A
or exterior walls shall be one-hour fire rated.

Openings are not permitted less than 5 feet per 2001 CBC Table 5-A.
Provide parapet per 2001 CBC Section 709.4 or comply with exceptions.
Proposed paving shall comply with the 2002 Milpitas Municipal Code section II-13-18.

S

All non-structural flat concrete work shall be as per 2002 Milpitas Municipal Code,
Section II-13-17.05. .

7. People with disabilities accessible parking shall be provided as per 2001 CBC, Section
1129.B.1 and Table 11B-6. Accessible parking spaces shall be dispersed and located
closest to the accessible entrances. One in every eight accessible parking spaces, but not
less than one parking space shall be van accessible as per Section 1129 B.4.2,

8. Accessibility signs shall be provided at every primary public entrance, at every major
junction along or leading to an accessible route of travel and at building entrances that are
accessible as per 2001 CBC, Section 1127B.3.

9. All primary entrances and required exit doors shall be accessible to people with
disabilities as per 2001 CBC, Section 1114B.1.3.
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10, When number of employees exceeds four, two separate bathrooms shall be provided as
per 2001 CBC, Section 2902.3 and they shall be fully accessible as per 2001 CBC,
Section 1115B.2,

11. Provide maneuvering clearances at doors as per 2001 CBC, Section1133B.2.4.2.

12. Counters provided for the public and in general employee area must be accessible at least
5%, but not less than one as per 2001 CBC, Section 1122B.

ENGINEERING DIVISION [For further information regarding the following notes please
contact Robert Wang at (408) 586-3327]

1. Tt is the responsibility of the developer to obtain any necessary encroachment permits from
affected agencies, including but not limited to, Pacific Gas and Electric, Pac Bell, AT&T
Broadband, Santa Clara Valley Water District and City of Milpitas Engineering Division,
Copies of approvals or permits from other agencies must be submitted to the City of Milpitas
Engineering Division.

2. The developer shall submit the following items with the building permit application and pay
the related fees prior to final inspection (occupancy) by the Building Division:

A. Water Service Agreement(s) for water meter(s) and detector check(s).
B. Sewer Needs Questionnaire and/or Industrial Waste Questionnaire.

Contact the Land Development Section of the Engineering Division at (408) 586-3329 to
obtain the form(s).

3. If necessary, the developer shall obtain required industrial wastewater discharge approvals
from San Jose/Santa Clara Water Pollution Control Plant (WPCP) by calling WPCP at (408)
942-3233.

4, Ifthe existing services (water, sewer and storm) are not adequately sized to serve this
additional development, plans showing new services must be submitted and approved prior to
building permit issuance.

5. At the time of building plan check submittal, the developer shall make changes as noted on
Engineering Services Exhibit "S" (dated 6/10/2003) and submit a revised set of Exhibit “S8”
and three sets of civil engineering drawings showing all proposed utilities to the Land
Development Engineer for plan check.

6. Prior to building permit issuance, the developer must pay all applicable development fees,
including but not limited to, plan check and inspection deposit.

7. Inaccordance with Chapter 5, Title VIII (Ord. No. 238) of the Milpitas Municipal Code, for
new and/or rehabilitated landscaping 2500 square feet or larger the developer shall:
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A. Provide separate water meters for domestic water service and ittigation service. The
developer is also encouraged to provide separate domestic meters for each tenant.

B. Comply with all requirements of the City of Milpitas Water Efficient Ordinance (Ord,
No. 238). Two sets of landscape documentation package shall be submitted by the
developer or the landscape architect to the Building Division with the building permit
plan check package. Approval from the Land Development Section of the Engineering
Division is required prior to building permit issuance, and submittal of the Certificate of
Substantial Completion is required prior to final occupancy inspection,

Contact the Land Development Section of the Engineering Division at (408) 586-3329 for
information on the submittal requirements and approval process.

Per Milpitas Municipal Code Chapter 2, Title X (Ord. No. 201), the developer may be
required to obtain a permit for removal of any existing tree(s). Contact the Street
Landscaping Section at (408) 586-2601 to obtain the reéquirements and forms.

The developer shall call Underground Service Alert (U.S.A.) at (800) 642-2444, 48 hours
prior to construction for location of utilities.

The U.S. Environmental Protection Agency (EPA) has empowered the San Francisco Bay
Regional Water Quality Costrol Board (RWQCB) to administer the National Pollution
Elimination Discharge System (NPDES) permit. The NPDES permit requires all dischargers
to eliminate as much as possible pollutants entering our receiving waters. Contact the
RWQCB for questions regarding your specific requirements at (800) 794-2482, For general
information, contact the City of Milpitas at (408) 586-3329.

TO BE ATTACHED TO THE EXHIBIT

Construction plan submittals for permit shall include the following items:

GENERAL

1.,

2,

w2

Include any necessary details and specifications with the plans if they are not City Standards
or approved equals.

Show the locations of all existing, and proposed public facilities (streets-include street name
(also state private street if private maintained road), street light, storm drain, sewer, water
etc.), and any proposed connections to public facilities.

Show all existing and any proposed easement or right-of-way dedications on the plans.

Add note: Prior to the start of any work within the City right-of-way (public street or
easement), the developer’s contractor shall obtain an Encroachment Permit., Also include
other public work general construction notes-see Engineeting Plans and Map Procedures and
Guidelines.

WATER
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1. Show the size(s) & location(s) of all existing and proposed water mains, service(s), meter(s)
and backflow device(s) on the plans. Also, show depth and material of existing main for
wet/hot taps or isolation valves for cutting in tees.

2. Domestic water meters- add note: Install reduced pressure principle backflow prevention
device as per City Standard Drawing #734.

3. Irrigation meters- add note: Install reduced pressure principle backflow prevention device per
City Standard Drawing #734.

4, Fire services- add note: Install detector check valve per City Standard Drawing #730 for
commercial/industrial use. Looped fire services require double check detector check valve.

5. Indicate any existing well(s) to be maintained or abandoned in accordance with Santa Clara
Valley Water District. Air gap or reduced backflow protection is also required for all active
(non-sealed) wells.

SEWER

1. Show size(s) and location(s) of existing and proposed mains, lateral(s), clean out(s) and any
necessary sewer backflow device(s) on the plans,

2. Industrial and commercial developments require a 6" sewer lateral and cleanout as per City
Standard Drawing #620, sheet 2.

3. Residential developments require a 4’ sewer lateral and cleanout as per City Standard
Drawing #620, sheet 1, .

4. Show the lowest finish floor elevation of the structure and the rim elevation of nearest —
upstream sanitary manhole on the plans. If the lowest floor elevation is less than one foot
above the rim elevation of the nearest upstream manhole, then a backflow preventer per City
Standard Drawing # 624 is required.

5. Applicant shall contact the San Jose/Santa Clara Water Pollution Control Plant (SJ/SC
WPCP 408-945-5300) for their requirements on plan approval and Industrial Wastewater
Discharge Permit.

DRIVEWAY
1. Show width(s) and location(s) of all existing and proposed driveway(s) on the plans.
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| Lighthouse Wall Sconce in Chrome

Handsome Lighthouse wall sconce is reminiscent of
contemperary mission with a nod fo the nautical. Try this
versatile fixture in damp locations indoors or out. It is finished in
chrome complimented with etched opal glass.
Bellacor Number; 32922
Finish: Chrome
Dimensions: 8"W x 11"H x 8"Ext
Buib/Watt: One - 100 watt Medium Base hulb

| certification: UL
Usage: interior

Collection: Lighthouse

Shipping Time: Usually ships in 4 to 6 weeks
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Exterlor - Landscape

Progress - Pagoda Lights
Model: P5204-38

Dimensions: Height: 7" Width: 6"
Number of Bulbs: 1

Maximum Wattage: 100W

Bulb Base: Medium

Voltage: 12V

Glass: Clear Glass

Bulbs: Bulb Not Included

Shown In Green

CTick to see matching products.
Click to see product accessories.

Shipping & Handiing: $10.00

As Shown!

Required Accessorles: Transformer,
And 1/2" NPS Threaded Adapter



Close Public Hearing

IX. NEW BUSINESS

6. “S” ZONE
AMENDMENT NO. P-

SA2003-3: Staff Contact:

Staci Pereira, 586-3278,

In response to Chair Hay, Ms. Heyden reported that State law governs variances;
language in State law is general, and the City code sets forth these § specific findings,
which go above and beyond State law as cities are allowed to do. All factors do not have
to be present in order to grant the variance. City Attorney Faubion, after reviewing the
Zoning Ordinance, confirmed that the 5 standards guide the Planning Commission in the
granting of the variance. The variance must be applicable to a hardship with the lot not
the circumstances of the family.

Chair Hay invited the applicant to address the Planning Commission.

Chad Leffler, the applicant, stated that his family is increasing and he is trying to
expand his 3-bedroom residence. He wants to keep a uniform look with the éther houses
in the neighborhood. He believes that coming in 2 feet makes the residence look too
busy and that the resale value would probably not be as much as the residence next door.
He stated his blueprints were drawn up before October 2002 when the code changed and
he was waiting for refinance funds, then, he ran into the variance problems. His personal
preference is that the residence would look better if it had straight lines. If this cannot be
done, then he will have to scrap the project. He expressed thanks for the Commission’s
consideration of his project.

There were no other speakers from the audience.
Motion to close the public hearing on Agenda Item No. 3.

M/S:; Williams/Giordano
AYES: 7
NOES: 0

Motion to deny variance request P-SA2003-19 based on variance reguirements and in
accordance with staff’s findings and recommendation to deny the variance,

M/S: Nitafan/Giordano
AYES: 7
NOES: 0

Chair Hay opened Agenda Item No. 6.

Commissioner Nitafan abstained from discussion and voting on this item due to a
conflict of interest. His business is 300 feet. from this property. Chair Hay excused
Commissioner Nitafan for the remainder of the evening. Commissioner Nitafan left the
meeting at 7:36 p.m.

Staci Pereira, Jr. Planner, presented a request for building and site improvements
associated with converting a residence to a commercial building for medical office use
at 429 South Main Street (APN 086-10-022).

APPROVED
PLANNING COMMISSION MINUTES
April 23, 2003
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Ms Pereira stated that the project as proposed does not meet the following standards for
the mixed-use district: 1) setbacks, 2) parking, and 3) site access, vehicular access and
pedestrian access. She referred to the staff report.

The project as proposed does not meet the following standards for the mixed-use district:

1) Setback requirement: The existing front setback is 29 feet., the required Midtown
minimum is 8 feet and maximum of 15 feet. The existing south side setback is a zero lot
line; the north side is 18 feet, The required Midtown side yard setback is 10 feet.

2) Parking: There are 6 parking spaces proposed, 5 on site and one on the street in front
of the building. Based on one space per 225 gross square feet of floor area, the parking
requirement is 8 spaces, which staff believes the site can accommodate.

3) Site accessfutilities: There are utilities on site above ground, Midtown requires
underground utilities. The applicant has stated that no means exist to gain access on an
adjacent property to share an ingress or egress on site. There must be vehicular and
pedestrian access to the site. Converting from residential use to commercial use requires
a commercial solid waste account, service and comnercial bins, As proposed, there is
concern BFI and delivery trucks cannot turn around safely on site and must back into
Main Street.  Staff also has safety concerns with bicyclists and pedestrians using the
sidewalk on Main Street.

Ms, Pereira stated she has discussed several potential solutions with the applicant
regarding the driveway width and access. One solution staff suggested may be to
redesign the rear of the site to allow a turnaround so that BFI and delivery trucks would
not have to reverse out of the site. This would require removing the rear accessory
building, shifting parking east, paving the rear of the site and constructing a trash
enclosure at the northwest corner of property.

Of the 8 Midtown Design Guidelines, which the project does not'meet, two of them can
be met with the redesign of the project.

The project as proposed conflicts with the General Plan, which requires new projects to '
be bicycle and pedestrian friendly., The project does not meet the intent of the “8”
Combining District. The project does not meet the intent of the Midtown Plan because it
is in conflict with Community Goal 2 and Policy 5.1, which establish a pedestrian-
oriented mixed-use district that is centered on Main Street, consistent with the Design
Standards and Guidelines. The project does not comply with the applicable Design
Standards and Guidelines, unless the site is redesigned.,

Based on these findings, staff recommends denial of the project as proposed.

APPROVED
PLANNING COMMISSION MINUTES
April 23, 2003
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In response to Commissioner Giordano’s question how setbacks required in the
Midtown Plan specifically address existing areas that have non-conforming setbacks,
Ms. Pereira stated that an applicant can deviate from the Development Standards with a
Use Permit, however the applicant is not proposing to add onto the existing building.
Therefore, it doesn’t have to meet the Development Standards. Commissioner Giordano
asked what was the philosophy, when the Midtown Plan was being developed, to enable
buildings of this nature to be converted and fold into the Midtown Plan, Ms, Heyden
reported that as with any parcel in the City, if you have a nonconforming structure, that
doesn’t meet the setback requirements, it doesn’t matter if you change the use of the
building; you are allowed to continue to use that structure. Unless there is an addition
to the structure, the issue of it being nonconforming doesn’t really come into play
because only the addition would need to meet the current setback requirements.

Commissioner Giordano posed the question, “If Milpitas did not have the Midtown
Specific Plan, and this project came forward, would it meet or would it not meet the
setback requirements?” Ms. Pereira said she was not aware of the setbacks for the C-2
district, the previous zoning for the property.

Commissioner Giordano asked if the parking requirement could be modified if this is
going to be more of a medical clinic use. She suggested that maybe long-term parking
would not be necessary becanse this type of business would be more of an “in-
outclientel. Ms, Pereira stated that the applicant could request a parking reduction,
which would require a trip generation study that would be included with the project
application. She stated parking was not an issue with the applicant.

In response to several questions from Commissioners, Ms. Pereira indicated that
typically, the pick up for solid waste is once a week, but it depends on the use. This
structure has always had a residential account so BFI does not access the property.

Commissioner Galang asked how often would they have pick up. Ms. Pereira
indicated that typically the pick vp is once a week, but it depends on the use. This
structure has always had a residential account so BFI does not access the property.

In response to Commissioner Giordano, Ms. Pereira stated that 500 ~ 600 square feet. of
the residence was converted into a salon and has remained. This project request is to
expand the commercial use throughout the entire structure and discontinue the
residential use. Staff spoke with the applicant, in March, to discuss compliance with the
design guidelines. Of the 8, they do not comply with 2 guidelines, but are willing to
make the changes.

Regarding the issue of the width of the driveway, Ms. Pereira confirmed that although it
should be 36 feet for a commercial standard driveway, staff is agreeing that 24 feet.
would be sufficient. The project does not propose to widen the driveway to 24 feet. To
widen the driveway would require removing a utility pole and undergrounding. Ms.
Pereira referred to Exhibit S. in the Commissioners” packets, Commissioner Lalwani
asked what has the applicant said about moving the utility pole; is it okay with the
utility company to move it? Ms. Pereira indicated that staff has not gotten into
discussions about that with the applicant.
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In response to Commissioner Lalwani regarding the solid waste issues, Ms. Pereira
indicated that in order to accommadate BFI trucks to turn around on site and not have to
back up into the street would require the applicant to remove the rear building and shift
the parking east in order to allow a larger area for a 3 or 5 point turn. Commissioner
Lalwani asked if the applicant is not agreeing to this, to which Ms. Pereira replied staff
has not gotten into discussions with the applicant,

Ms. Pereira confirmed to Commissioner Galang that according to the City’s Building
Code requirements, it is mandatory to provide a handicap space and reported the
Midtown requirements. This property does not have the space to provide the parking on
the street in front of the building. In answer to another question, Ms. Pereira stated that
staff supports the front entrance of the building being used as an emergency entrance
and that wouldn’t be a problem if the frontage were in compliance with the Midtown
Plan, Ms. Pereira stated that the Midtown Plan allows for freestanding signs, only at
major site entries, which this project complies with. Staff has suggested minor upgrades
for the sign to compliment the exterior of the building.

Chair Hay invited the applicant to address the Planning Commission,

The applicant, Nichole Thanh-Cam Vecchi thanked the Commission for reviewing the
project and hoped tonight’s meeting could resolve the outstanding issues, She
introduced her husband, Hein N. Nguyen and their atiorney, Kirsten Power, who
specializes in land use and redevelopment law. She said this project has a lot to offer to
the City because with the closing of the San Jose Medical Group, Milpitas lost over 20
physicians, of which at least 7 of those primary care providers are women.

The applicant addressed two of the concerns Planning raised; and solid waste and site
access. She stated that by OSHA law they have account with BFI for medical waste to
be picked up. She said in a letter dated in July, Planning indicated they wanted curbside
pickup but after meeting in February with the City’s Solid Waste management and
Planning staff, she agreed to City staff's request to have solid waste pickup remain
curbside. Then later in March, staff was requiring onsite pick up. Then afier April 15
letter, she received a call which said that in order to do onsite pickup, the applicant
would need to knock out the existing, legal, non-conforming back building in order to
make space for the trucks to turn around, Ms. Vecchi referred to her Exhibit C
regarding a proposed hammer turnaround. She stated that the hammer turnaround is
more than adequate for the trucks to turn around.

Chairperson Hay expressed concern with the items the applicant was presenting and
asked if staff had an opportunity to review what had been given to the Planning
Commission and asked if it was new information. Staff responded that they had not.
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The applicant stated she called staff about these items and she reiterated to the Planning
Commission some of the communications she had with Planning staff regarding the
issues. The applicant stated she mentioned to staff on Monday, that there is plenty of
land on the property for BFI trucks to turn around and her architect called Ms. Pereira to
talk about the hammer turnaround. The applicant said it is her opinion that the hammer
turnaround is a more practical way of solving this issue so that they do not have to
knock out the existing, legal, nonconforming back building. She explained the hammer
turnaround and said she was told that it is not adequate. Therefore, that is why she is
presenting this solution to the Commission to see if it is adequate.

In response to Chair Hay, the applicant stated that her architect came up with the
drawing this morning. Chair Hay indicated that staff has not had an opportunity to
review it.

Ms. Vecchi referred to the 2™ issue, which she stated was thoroughly discussed on
March 28 with Engineering and Ms. Pereira. She referred to Engineering’s drawing that
Ms. Pereira showed earlier; this was Engineering’s proposal to solve the problem of
safely approaching the driveway. She further stated that she would comply with the
suggestions of Engineering, however, she and her husband feel that removing or
relocating the existing utility pole wouldn’t enhance the safety issue. She stated that
Engineering's suggestion back on March 18 left the utility pole in place and they did not
say it was a safety issue then. She said she did not learn about the request to remove the
pole until April 15. She stated she spoke with all their consultants including civil
engineering. The architect, a local paving company and PG&E, all of whom felt that
with a slight shift of the flare southward, that they wouldn’t have to remove the utility
pole to enhance safe access to the driveway. What Engineering suggested back on
March 18 would adequately meet that safety issue.

Ms. Heyden reported that the exhibit, to which the applicant is referring, was provided
as only a courtesy to the applicant; it was not distributed to the Planning Commission
because staff is recommending denial. The document was provided as an indication to
the applicant of what kinds of requirements would need to be done if this property were
converted for commercial purposes. It is not a completed product and is not considered
to be a public final product at this time.

Ms. Vecchi referred to the last document Special Conditions from Planning Staff and
stated they would comply with all of it except the removal of the back building, and
removal of the utility pole. She read Condition Nos. 8 and 11 on pages 2 and 3 of the
document. She said that these two items are asking them to give their neighbor and City
Government carte blanche to their property, which is a constitutional issue.

The applicant’s attorney, Kirsten Powell, 255 W. Julian Street, San Jose spoke on the
two issues, Conditions Nos. 8 and 11.  She said she understands Ms. Heyden's
comments but in the event that the Planning Commission is comfortable with the
changes her client is proposing, the (outstanding) concerns are Nos, 8 and 11.
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Ms. Powell stated that Condition No. 8 requires her clients to agree to consent to any
future assessment district that may be imposed. Pursuant to the Streets and Highways
Code and Proposition 218 of the State Constitution, all property owners are allowed to
vote to approve or deny an assessment district and that by requiring this of them at this
point, without informing them what those assessment districts may or may not be, is an
infringement on their rights and should not be included in the conditions.

Condition No. 11 is a requirement to grant their neighbors cross access easements.
Given the proposal that you have in front of you, for the use that is intended, the
requirement of an easement dedication seems to be excessive and there is no nexus for
that, The applicants are more than willing to work with their neighbors in the event that
cross access issues are necessary. But given the site and surrounding sites, it seems
very unlikely that would happen. She stated she and her clients would oppose that as an
excessive requirement and asked that those 2, (Nos. 8 and 11) be eliminated from the
conditions for approval.

During discussion and in answer to Commissioner Lawlani, Ms. Vecchi stated the
neighbor to the south is a resident/owner Joann Souza and her mother. She said they
approached them about future access easement. Should they also wish to have
commercial access it would be beneficial to both parties to cooperate now so they could
also have access when they need it. However, they flat out denied any cooperation for
an easement. Ms. Vecchi said she asked the owner to the south if she was considering
converting her property to commercial use and that owner said she was not thinking
about that and was not interested in mutual access,

In response to Commissioner Lalwani regarding if staff thought the southern property
would be developed later, Ms. Pereira stated that given the age of the property, staff
would assume so, but there are no proposals nor interest expressed from that property
owner at this time.

Ms. Powell stated that the buildings on her client’s property are also built either on or
next to the property line so a shared access really wouldn't work, given the
configuration of the buildings on both properties.

Chair Hay stated that there is no recommendation for approval with conditions, These
conditions were not given to the Planning Commission before tonight, except for what
the applicant has just provided for the purposes of approval; there has not been an
opportunity for review. Chair Hay asked Ms. Faubion to address and advise on the two
issues brought up by the applicant’s attorney.

Ms, Faubion stated that she also has not had an opportunity to review the conditions,
and perhaps Ms, Heyden can clarify that these conditions are not being offered to the
Commission as conditions of approval or potential approval, they are sort of a document
in progress. (Earlier in the meeting, Ms. Heyden had already clarified this.) Ms.
Faubion stated it is her belief that both of these conditions derive from policies in the
Midtown Plan. Condition No. 11 recognizes there is a great deal of parceling that can
inhibit redevelopment of some of the sites and she believes there is a policy for
combining driveways, sharing access and trying to minimize the number of driveways.
Policy No. 11 also seems to be derived from the General Plan policies.
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In response to Chair Hay, Ms. Faubion clarified that an assessment district does have its
own set of rules and yes; it would require a vote of the property owners to assess
themselves.

Ms. Vecchi summarized the key things she is asking the Planning Commission for help
today: 1) consider the proposal for the hammer turnaround to a more practical solution
for the BFI trucks fo exit safely. 2) Consider letting her adopt what Engineering had
suggested on the 18" of March, which was a 24-foot, new driveway, with a 4 foot. flare
with a slight shift over so they don’t have to remove and underground the utility pole.
Ms. Veechi contacted PG&E to get an idea of the costs for that, PG&E informed her it
is a very involved process of maybe 6 months to | year. Although they could not quote
a cost, they indicated it would be a minimum of $10,000. Also, PG&E indicated the
City must first approach PG&E, the applicant cannot approach PG&E. Ms. Vecchi
stated that her architects, civil engineer and paving companies are of the opinion that
with a slight shift, the applicant may not have to remove the utility pole, Ms. Vecchi
stated she is not contesting the issues raised by the Planning Division and is not trying
to get around the safety issue but she said she is proposing a more practical solution to
the issue.

Regarding Condition Nos. 8 and 11, Ms. Vecchi stated those would have to be worked
out between the two attorneys. She said she believes there should be some limitations
as to what is being asked of her.

Mike McNeely, City Engineer, asked if he could clarify the driveway item. He
explained that the applicant is advocating an offset driveway. He referred to the plan
showing the driver coming southbound from left to right. If the driveway is moved
south, as shown in red on the plan, then the driver trying to make the right turn would
need to make more than a 90 degree turn, The driver would have to snake around the
pole and that is the potentially dangerous situation that staff would like to avoid. That
is why staff is recommending that the pole be moved northerly or placed underground.
Mr. McNeely confirmed that the drawing provided easlier to the applicant, and to which
the applicant alluded to, was not a final product; it was a work in progress that depicts
the way the driveway would be located.

In response to Commissioner Lalwani’s question, Mr. McNeely stated that he would
have to talk with staff about the 4 foot. flare, but the flare is a standard flare as shown
on the plan. The 4 foot. flare would help to increase the width of the driveway but there
would stifl be a potential for danger; there would be cars coming southbound and having
to double back with opposing vehicles coming out of the driveway. He added that staff
has not seen nor reviewed the drawing regarding the applicant’s plan for the hammer
turnaround,

Ms. Vecchi said that, in terms of a safe approach of the driveway, if you look at the
suggestions on the special conditions from Planning, it said it would help address that
issue, but it is also based upon an increase of volume projected in 10-20 years. With the
economic downturn, she said she doesn’t see in the foreseeable future that a rise in the
traffic volume is an issue,

Chair Hay invited anyone in the audience to address the Planning Commission,
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Don Peoples, 529 South Main Street, stated that he was representing himself in
addressing the Planning Commission and he does not have any professional relationship
to the project. He expressed his opinion that the Midtown Plan is very much for new
development but it also has gray areas. He believes this type of business is what the
people want on Main Street and which is certainly an improvement over the former use
and is a positive influence on Main Street. He believes that to solve this requires
creative thinking for everyone so that something positive is quickly done there and
public safety is accommodated.

Ms. Heyden stated that this is the first site in Midtown that the Planning Commission
has seen that is a redevelopment site. The redevelopment of this site is more
challenging and more difficult than if you were to demolish the buildings and
reconstruct buildings in the proper location, proper setbacks, and proper size. In this
case staff has to work around some situations. Additionally, review for staff is tougher.

Ms. Heyden stated that the March 18 comments were shared with the applicant during
the process. There is an evolution with project review; once comments are received
back from the departments. Information sharing occurs internally to discuss conflict,
The review by Planning staff is never complete until the day the (Commission) packet is
released. Ms. Heyden stated that the hammer turnaround mentioned by the applicant
has not been reviewed; it was mentioned to staff verbally. Until staff can see it on
paper, because the site is so tight, it would need review by staff as a group to allow staff
to generate the proper special conditions. She said that staff’s intention regarding the
conditions the applicant presented this evening, was to provide something for the
applicant so they could begin to get some idea of the costs associated with redeveloping
this site to meet the zoning code regulations, safety considerations and meet the intent
of the Midtown Design Guidelines.

Regarding traffic volume, Ms. Heyden stated that when a site is approved and
constructed, it is there for a long time, Therefore, current traffic volumes as well as
projected future volumes 15-20 years from now must be considered. Staff’s job is to
advise and look at the future to ensure that this site has the proper conditions and will be
safe and well-designed.

Chair Hay stated that this application is premature. It appears thete is agreement on
some areas where it didn’t first appear there was agreement. Also, it appears there
needs to be some additional discussion on some areas. Chair Hay said he is
uncomfortable with denying or approving a project when it is as incomplete as this one
is. The City Attorney has not had an opportunity to review the design that was brought
forth this evening by the applicant. As part of that, the Planning Commission would
expect complete staff review and review by the City Attorney to evaluate the conditions.

Chair Hay requested a response from BFI regarding the pertinent issues; a proposal has
made which he believes is worthy of evaluation by BFI, as an alternative to what staff
has been proposing.

Commissioner Williams expressed concern regarding growth of future traffic in the
area. Because Milpitas is a pass through City for traffic through the area at all hours of
the day, there is a real need to understand the traffic patterns on Main Street.
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X.
ADJOURNMENT

Commissioners agreed this application is premature and agreed they are not ready to
vote for denial or approval at this time. There was consensus the best approach is to
have staff and the applicant revisit the outstanding issues once again. Commissioner
Giordano stated she believes all Commissioners agree this project is a welcomed use to
the community and agree they want to revitalize the Midtown area.

Motion to continue this item to the next Commission meeting or whenever appropriate
when staff and applicant have reached agreement. The key areas to be revisited are: 1)
the main item -- that we maintain the architectural design that the Midtown Plan was
specifically designed to do. 2) The easement issue as brought forth by the (applicant’s)
Attorney, that there is or is not a legal probiem. -- that needs to be taken to staff and the
applicant’s attorney. 3) The hammerhead turnaround; both BFI and City staff need to
agree that it would work. 4) Parking: can the parking be satisfied and agreed upon. 5)
The PG&E utility pole issue needs to be resolved. 6) Traffic: It is necessary to make
sure that there is no concern regarding that issue,

M/S: Giordano/Lalwani

Commissioner Giordano siated she would like to see these issues brought back and
would hope this project would go forward.

Chair Hay stated that because the Midtown area is a main priority, this item should be
advertised, whether it comes back as a public hearing or not.

AYES: 7
NOES: 0

There being no further business, the meeting was adjourned at 8:42 p.m. to the next
regular meeting of May 14, 2003.

Respectfully Submitted,

Tambri Heyden
Planning Commission
Secretary

VICTORIA LINDEMAN
Recording Secretary Pro Tem
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SOALE : 1/4° = 1-0"

NOTE;

BUILDING IS EXISTING AND VERTICAL DIMENSIONS ARE FOR REFERENCE

ONLY. FIELD VERFY ACTUAL BUILIING HEIGHT.

EAST ELEVATION

SOALE 1 1A% = 100
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STANDARD GRADING PLAN NOTES;

1 ummcsmcrmmvmwmnﬁm FERMITIRE OR REPRESENTATIVE SHALL
Y |E GV OF MILPITAS AT LEAST 42 HOLRS BEFORE START OF ANY GRADING,

2 APPROVAL OF THIS PLAN APPLIES ONLY TO THE EXCAVATION, PLACEMENT. AND COMPACTION OF
NATURAL EARTH MATERIALS.  THIS APPROVAL DOES NOT CONFER ANY RIGHTS OF ENTRY TO EITER
PUBUIC PROPERTY OR THE PRIVATE PROPERTY OF OTHERS, APPROVAL OF IS PLAN ALSO DOES
NOT CONSTITUTE APSROVAL OF ANY MPROVEMENTS. PROPOSED IMPROVEMENTS ARE SUBLECT TO

AND APFROVAL OF BY THE RESPONSIBLE AUTHORTTIES AND ALL OTHER REQURED PERMITS
SHALL BE OBTANED.

nmmxmwmwummmmtmmmmm
AL NDERGROUND FACILITES.

,4

& THE PERMTIEE OR mummwmmummm
RIGT—OF=WAY N A CLEKN, SAFE AND USABLE CODITION. ALLsnusG’sm.mxoe

RALROAD SPHG
PUBUC SHALL BE MANTAMED N A CLEAN, SAFE

5. ALL GRADNG SHALL B8 mmmAumﬁmmvmmsrmﬂm
ESTABLISHED BY THE AR QUALITY MANAGENENT DISTRICT FOR ARBORNE PARTIRILATES.

5 PROSCT HAS BEEN DESIGNATED TO OMPLY WTH THE FLOGD HAZARD AREA REGULATIONS AS
STAT?DNTPEW&!IHTASWN.W

LOCATION MAP 7. AL KOO YELL LOCATONS O THE SIIE KAVE BEEN CUIDED AD SUCH VElLS St B2
NANTANED CR ABANDONED ACCORDING TO CURRENT REGULA Y THE SANTA

CLARA VALY MATER DSTRGT, AL . T0 ARRANGE FOR DSTRCT OBSERVATIN o

WELL ABANDCRMENT.

FOUND
BMORBOX CORNING AVENUE (60’ WIDE)

LOCATION MAP

N78'4530"E 50540 3080
BASIS OF BEARINGS PER 245 MAPS 1

nmhcemmnmmmmsnm/maummmumm&m
cuwnwmmmnw—mrm THE CONTRACTIR
mmmmmm7m5urwmmw ux:;mns:crms(mmrr
THE PUBLIC RESOURCES CODE OF THE STATE OF CALIFORMIA, NOTIFT THE SANTA CLARA
SCALF] =16 CORONER IMEDIATELY.
- v.msmmnmmw:mmm IREES, AFPR(PNAIETF&EMWALPEMFS
AND METHODS OF TREE PRESERVATION SHGUAD BE OFTANED FRON THE PLANNING DEPARTMENT
AND THE CITY ARBOSIST.

10 THE CVL ENGINEER, LEE ENGINEERS INC, 1211 PARC AVE. SUTTE 112 SAK (O, CA 95125 HAS
DESGNED THIS PROJECT T0 GOMPLY WITH THE SRADING REQUIREMERTS STATED WX {JRG 1837

1 AL GRADND SHAL SO T0 APFROIED SPEERCATIONS FRESINTED HEZEOH O ATIASED,
HEREIO. ALL GRIDNG WORK SHALL B 0BSERVED A0 PSRINGD BY THE SO ENGMEER.

— S0 ENGHEER, it S NOTFED AT LEAST 45 HORE B
SEoheac AT CRICHE I L MR AD
UNAPPROVED GRADING WORK SHALL BE REMOVED AMD REPLACED UNDER BSERVATKN.

12 A POST CONSTRUCTION FINAL™ REPCRT IS REQUIRED BY THE DIRECTOR OF FUBLIC WORKS FROM A
ML ENCNEER STATING:

A “THAT THE GONSTRUCTION CONFURMS T THE LINES AMD GRADES O THE APPROVED FLANS® OR
B. “THAT ALL SIGNFICANT CHANGES WERE REVEWED AND APPROVED M ADVANCE BY THE
DEPARTMENT FUBLIC WORKS® AND THE CIVIL ENGINEER SHALL SUBMIT AN "AS-BULT FLAN.
13, A POST CONSTRUCTION “FINAL™ REPORT 15 REQUIRED BY T DIRECTOR OF PUBUC WORKS, FROK A
OFF STE BPRS 0 ££ DCTATED BY OITY_OF MIPTAS P Ay

A m7mmnmmmwmm~smmu SITE CONDITIONS AND
MATERIALS WERE COMPATIELE", nosm'{s.wcﬁﬂucmmcﬁ

B "THAT THE DESION WAS WOOFIED TO MEET THE NEW CONDITIONS AND WAS REVIEVED AND
APPROVED B ADVANCE BY THE DEPARTMENT OF PUBLIC WORKS, AND PROVIDE SUPPORTING
DATE FOR THESE STATEMENTL"

4. ACCORDING TO MGTYSNASFWATERORDNANE,MUEWNTA&E(PIFED\‘RHM
V’A\'ERFWB‘N-DN NWNSM\ON HCLUDING CONTCLIDATION OF BACKFILL OR DUST
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liwcmmmmmmmmmxmwmmmm
10N CONTROL PLANS AND MEASURE APPROVED BY THE DIRECTOR OF PURLIC WORKS.
16. A POST CONSTRUCTION m—mfmmmsmmmn{mwwm
mmAMmmmmmmmmm
HORIZONTAL AND VERTICAL LOCATIONS OF SUBDRANS INST/ #mmsmb.msm

17.0UT & FRL ANOUNT 15 LESS THAN 50 QU ¥D.

i

]

I

Ly socwm|

o R S TS ar W 237.00 Py

o g e,
E] e S PRV e sgg
A 4D ORVING M LAESLATING DORTING BT 3R RGN THIFTS S ST Beu i

SOUTH MAIN\STREET

CITY OF MILPITAS
DEPARTMENT OF PUBLIC WORKS

.«[ T ACCEPTED FOR
. VEEERD AMD ACEROMATIONS GRADING & DRAINAGE PLAN ONLY
LN

kacicl]

NS FLANGE PROJECT ENGINEER DATE

fiijj
.
|
|
4

o & FPFE

gi
l
é
!

/
i
Eit
it
il

T

o

o

ot

~

»
arumn oy

i
I
il
i
I

Ei

=== s . SECTION B-B
rerrmn—— NOT TO scas

i
i
0
i

i.
aa
;
5?

B e it
o S i i PEAFORMALCE TS s b )

REGULAR FLAT CRATE AMD HOOOED MIETS | 247 NOES.

- ALt DISTANCES AND DMENSIOS ARE SHOWN I
LARGE FLAT GRATE AKD HOODE MLETS 3 FEET AND TECMALS THEREOF
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1211 PARK AVENUE SUITE 112 TEL
AR JOSE, CA 95126 40B—235 383
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% LEE ENGINEERS

FEFERENCED ASSSED Bi=
TOP OF CURSO CENTERLE OF CATCH BASK LICTED AT
MD-FETURN SE. CORNER OF MAN STREET & LIRNNG AVENLE

CATCH BASIN DETAIL

B 10000

SECTION A-A PRIVATE ACCESS ROAD
NOT T SCALE

S

GRADING & DRAINAGE PLAN

5]

NOTE: .

1) BASE & SURFACING~2 1/2° ASPHALT ON 6° OWNER: Mg, & MRS. NGUYEN
T - ABGREGATE BASE. EXCEPT AS OTHERWISE

SPECIFIED BY SOIL ENGINEERL. e | PROECE NGUYEN PROFESSIONAL
[ 3 L3 BURLDING

LOCATION: 428 5. MAN ST.
MLPTTAS, CA 95035
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